
 

           
 
Summary Report       
 
Development Review Commission Date:  08/14/07  Agenda Item Number:  9 
  
 SUBJECT:  Hold a public meeting for an Appeal of the Hearing Officer Approval for The 

Sets located at 93 East Southern Avenue.  
 
 DOCUMENT NAME: DRCr_THESETSAPPEAL_081407 
   
 SUPPORTING DOCS:  Yes 
 

COMMENTS: Request an Appeal of the Hearing Officer Approval for (PL070167) by Steve 
Bonaguidi, Applicant for an appeal of  the approval of The Sets, located at 93 
East Southern Avenue in the CSS, Commercial Shopping and Services 
District. The request includes the following:  

  
UPA07007 – Appeal of the approval of Use Permit (ZUP07042) for billiard 

parlor and sports bar with live entertainment. 
  
 PREPARED BY:  Steve Abrahamson, Planning and Zoning Coordinator (480-350-8359) 
 REVIEWED BY: Lisa Collins, Planning Director (480-350-8989) 
 
 LEGAL REVIEW BY:  N/A 
   
 FISCAL NOTE: N/A 
 
 RECOMMENDATION: Staff – Denial of the appeal 
 
 ADDITIONAL INFO:  
  Gross/Net site area    7.56 acres 
 Total Building area                86,598 s.f.  
 Tenant area                          15,033 s.f. 

Vehicle Parking Required     121 spaces 
Vehicle Parking Provided      399 spaces  (total on-site) 

 
 A neighborhood meeting is not required with this application (appeal). 
 
  Mr. Steve Bonaguidi of 126 East Pebble Beach Drive is requesting an appeal 

of the June 5, 2007 Hearing Officer’s approval of a use permit for The Sets to 
allow a billiard parlor and sports bar with live entertainment located at 93 East 
Southern Avenue in the CSS, Commercial Shopping and Services District. 
The Hearing Officer reviewed the use and determined it complies with the 
criteria for approval of the use permit. To date, with respect to the request for 
an appeal, the only public input received has been the letter of appeal.  Staff 
recommends denial of the appeal, thus upholding the Hearing Officer’s 
approval of the use permit. 
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PL070167 – THE SETS Attachment #1  
August 14, 2007  
 
 

ATTACHMENTS:  1. List of Attachments     
  2.  Comments / Reasons for Approval/ Conditions of Approval  
 3. History & Facts / Zoning & Development Code Reference 
   

1. Location Map(s) 
2. Aerial Photo(s) 
3. Letter of Intent 
4. Appeal Letter from Mr. Steve Bonaguidi 
5. Hearing Officer Approval Letter (June 7, 2007) 
6. Letter of Explanation from The Sets’ Attorney dated 5/25/07 (3 pages) 
7. Calls for Service Report (PD) 05/01/05 – 04/30/07 (13 pages) 
8. Site plan 
9. Floor Plan 
10. Staff Photograph(s) 

 
 



 
PL070167 – THE SETS Attachment #2  
August 14, 2007  
 
 

COMMENTS ON APPEAL: 
 
The Sets went before the Hearing Officer on June 5, 2007 to request a use permit to allow a billiard parlor 
and sports bar with live entertainment within the Valley Fair Shopping Center at 93 East Southern Avenue in 
the CSS, Commercial Shopping and Services District (Southeast corner of Mill and Southern Avenues).  Two 
(2) neighbors appeared to oppose the use permit request. The concerns were largely focused on 
noise/music levels and the effects the noise and the business have on day-to-day life for the neighbors. 
Three (3) individuals appeared in support of the request.  One spoke about the “calls for service” to the 
Tempe Police Department regarding excessive noise.  He indicated that the Police Department had been 
indeed called to the site and that The Sets has not been cited as a result of these calls. 
 
The Hearing Officer stated that the calls for service are average for a bar and that noise is a significant 
concern.  He went on to add that the owner of The Sets has exceeded what he could do for noise mitigation. 
The Hearing Officer approved the use permit, subject to seven (7) conditions of approval. 
 
Mr. Steve Bonaguidi of 126 East Pebble Beach Drive (directly behind the shopping center) is requesting the 
appeal of the Hearing Officer’s approval.  He outlined his concerns in his appeal request letter as noise, 
reduction in property values and diminished quality of life.  Further, he pointed out the occurrence of crimes 
at the center he feels is related to the establishment. 
 
Staff recommends denial of the appeal, thus upholding the Hearing Officer’s approval of the use permit. 
 
 
COMMENTS FROM HEARING OFFICER JUNE 5, 2007: 
 
The Hekmatian & Sons Inc. d.b.a. The Sets is returning to the Hearing Officer for review of their use permit to 
allow a billiard parlor and a sports bar with live entertainment located at 93 East Southern Ave in the CSS, 
Commercial Shopping and Service District.  The Hearing Officer previously approved this request on March 
21, 2006 and, by condition of approval, remanded the applicant to return the Hearing Officer for review of use 
permit within one (1) year. 
 
Staff has attached a report from the Police Department identifying the calls for service from this address, the 
number and kinds of calls are consistent with a pool hall/bar location.  According to the report, there were 
seventeen (17) calls for service complaints regarding loud music and noise.  On page four (4) of the “calls for 
service” report there is break down on the number of calls for service by month for the given time period.  
Also the report identifies “fight calls”; these service calls appear to be isolated incidences with no established 
pattern (see monthly breakdown page 5 of report).   
 
In addition to the previous “calls for service report”; the police department has issued another “calls for 
service” report for not only this property but the properties adjacent to the establishment.  The applicant has 
also provided an updated letter of explanation regarding improvements they are proposing to construct to 
help mitigate noise from the establishment . 
 
 
REASONS FOR DENIAL OF THE APPEAL:  
  
1.  Traffic generated by this use should not be excessive.  
 
2.  No apparent damage or nuisance arising from noise, smoke, odor, dust, vibration or illumination.  

 
3.  The use appears to be compatible with the building, site and adjacent property. 
 
4.  There appears to be a demonstrated need for this use at the proposed location. 
 



 
PL070167 – THE SETS Attachment #3  
August 14, 2007  
 
 

 
THE HEARING OFFICER’S CONDITIONS OF APPROVAL JUNE 5, 2007: 
 
1. No noise shall emanate beyond the walls of the building.  The four doors leading to the back of the 

shopping center shall be closed at all times, and use for emergency exit only. 
 
2. If there are any complaints arising from the use permit that are verified by a consensus of the 

complaining party and the City Attorney’s office, the use permit will be reviewed by city staff to determine 
the need for a public hearing set to re-evaluate the appropriateness of the use permit. 

 
3. There shall be no live entertainment on the patio. 
 
4. No overflow parking allowed in the alley or on adjacent properties. 
 
5. No ‘car shows’ or special events allowed on the exterior of the building or within the parking area.  All 

special evens that extend beyond the interior of the business to obtain approval from Special Event Task 
Force. 

 
6. All proposed upgrades to the interior and exterior to obtain Development Plan Approval and Building 

Safety Division clearance. 
 
7. Complete the wall and sound mitigation measures as presented at the June 5, 2007 Hearing 

Officer hearing and as submitted to the Building Safety Department (reference BP070834).  
ADDED BY HEARING OFFICER 

 
 
USE PERMIT: 
 
The Zoning and Development Code requires a use permit for billiard parlors serving alcohol with live 
entertainment.  The criteria for approval of the use permit are the following: 

 
a. Any significant increase in vehicular or pedestrian traffic in adjacent areas; 
b. Nuisance arising from the emission of odor, dust, gas, noise, vibration, smoke, heat, or glare at a level 

exceeding that of ambient conditions;  
c. Contribution to the deterioration of the neighborhood or to the downgrading of property values which is 

in conflict with the goals, objectives or policies for rehabilitation, redevelopment or conservation as set 
forth in the City’s adopted plans, or General Plan;  

d. Compatibility with existing surrounding structures and uses;  
 
Additionally, conditions of approval may be imposed by the decision making body which limit the days, hours, 
place and/or manner of operation.    
 
 
CONCLUSION: 
 
This applicant is seeking to appeal the Hearing Officer’s decision to approve the use permit to allow live 
entertainment.  Staff recommends denial of the request thus, upholding the Hearing Officer’s original use 
permit approval.  It is recommended the conditions placed on the original approval be maintained.  These 
allow staff to monitor the conduct of the business and require review of the use permit, if necessary.    
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HISTORY & FACTS:  
 
May 28, 2003 Board of Adjustment approved a use permit for Pinke’s/ The Sets to 

allow outdoor speakers on the patio area, subject to conditions.  
 
January 17, 2006 The Hearing Officer approved a permit for The Sets allowing a sports 

bar/pool hall with live entertainment subject to conditions. By condition, 
the applicant to return to the Hearing Officer for review of the use 
permit.  

 
March 21, 2006 The Hearing Officer approved a permit for The Sets allowing a sports 

bar/pool hall with live entertainment subject to conditions. By condition, 
the applicant to return to the Hearing Officer for review of the use 
permit.  

 
May 1, 2007 The Hearing Officer continued the request for review of the use permit 

for the Sets to allow for input from the Tempe Police Department.  
 
June 5, 2007 The Hearing Officer approved the request for a use permit to allow a 

billiards parlor and sports bar with live entertainment. 
 
June 19, 2007 Mr. Steve Bonaguidi of 126 East Pebble Beach Drive requested an 

appeal of the June 5, 2007 Hearing Officer decision.  
 
 
 
ZONING AND DEVELOPMENT CODE REFERENCE: 
 
Part 3, Chapter 2, Section 3-202 – Permitted Uses in Commercial and Mixed-Use Districts  

   
     Part 6, Chapter 3, Section 6-308 – Use Permit 
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April 9th 2007 

City of Tempe 
Development Department Services 
3 1 East Fifth Street, Tempe, Arizona 8528 1 

Subject: Valley Fair Center - Hekmatian & Sons Inc, d.b.a - The Sets 93 East Southern Ave, 
Tempe AZ 85282 - BA 050 184 - Ethan Christopher Inc, Landlord. 

Dear Ms. Kelly, 

Thank you for meeting with me last week. 

The Intention of this letter is to request an extension to our existing use permit with it's current 
conditions through Dec 201 3 which is when our current lease expires. 

The Sets and the previous business PinkE'S has been under the ownership of Hekmatian & son, 
Inc. since 1997. The history of our operation and our renewals is clearly indicative of our 
absolute cooperation and respect for our customers, neighbors, The City and Tempe Police. 

Since last March, with the blessing of the Fire Marshall, City of Tempe Inspectors, Plan 
reviewers and the Police we have added at an astronomical cost a tremendous amount of sound 
insulation to our facility. We have by any standard one of the quietest and acoustically cleanest 
music facilities anywhere. 

Since the first application that I made to the City for the use permit, one neighbor has shown up 
every time and has objected to our existence. There has always been data presented by this 
neighbor. This year we have kept a record of every call or communication. There are other 
neighbors and local residence that have completely the opposite view and are grateful for our 
existence. We have a fantastic working relationship with The Police department and I would 
encourage you to obtain a reference from them. 

In conclusion, The Sets with it current use has the profound privilege of being a service to the 
community by providing the following: 
Billiards, ping pong, shuffleboard, darts, foosball, video games, leagues and tournaments 
Three full service bars and a restaurant, 
Live music venue, receptions and a place to meet and greet. 
Neighborhood sports bar, 
And finally, a specially designed patio to accommodate the patrons that smoke. 
There is something for everyone to do here at The Sets. 

Sincerely, m[[ 
H.Hekmatign 

\ 

The Sets 
93 E. Southern Ave Tempe, q Z  85282 
480 829 1822 -- after 2 PM 
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Jaburg 
Jl'lvi fiiWi1k.p.r. 

A T T O R N E Y S  A T  L A W  

14500 N. Northsight 
Blvd., Suite 116 
Sconsdale, Arizona 85260 

Te14801609-001 1 
Fax 4801609-0016 

Gary J. Jaburg 
Lawrence E. Wilk 
Roger L. Cohen 
Randy Nussbaum 
Mitchell Reichman 
Beth S. Cohn 
Kraig J. Marton 
Scott J. Richardson 
Kathi M. Sandweiss 
Menyn T. Braude 
Lauren L. Garner 
Maria Crimi Speth 
Michelle C. Lombino 
Neal H. Bookspan 
Ronald M. Honvitz 
Gregory P. Gillis 
Peter M. G e n ~ c h  
Janessa E. Koenig 
Mark D. Bogard 
Kelly Brown 
Jonathan [bsen 
Kevin J. Rattay 
David S. Gingras 
Adam S. Kunz 
David N. Farren 
Daniel L. Hulsizer 
Jill M. Hulsizer 
Thomas A. Connelly 
Laurence B. Hirsch 
Valerie L. Marciano 
Lisa S. Soo 

0fC:oun.rel 
Arly Richau 

May 25,2007 

Randy Nussbaum R E ~ ; , ! F D  
* L ,C 

.dRIZO,VA CERTIFIED SPE~'IAULiST1~VBAAhI;RIiPTF 
BOARD CERTIFIED Bl!.VAnEST &l.VhXUPTCY L I I  

07HAY 21 Pi+ 5: O f  AMERlCArVBMRD OFCERTIFIWTIOS 

Via Email, Facsimile and U.S. Mail 

Sherri Lesser 
Senior Planner 
City of Tempe 
3 1 East Fifth Street 
Tempe, Arizona 85280 

rxn@jaburgwilk.com 
Main Line 4801609-00 1 1 
Main Fax 4801609-00 16 

Re: The Sets 9P:070167/ZUP07042 

Dear Ms. Lesser: 

Because of my long standing relationship with Harnid Hekmatian and his 
business, the Sets, he has asked me to contact you regarding the City of Tempe 
hearing currently scheduled for June 5, 2007, in hopes of bringing this matter to a 
satisfactory and expeditious resolution. Mr. Hekmatian has no desire for this matter 
to proceed any further and is hoping that the explanation contained in this letter will 
demonstrate his commitment to operate in accordance with the City of Tempe's 
ordinances and requirements. 

As a preliminary matter, independent of any complaints or concerns voiced by 
the City of Tempe or its citizens, Mr. Hekmatian wants his business to be a welcomed 
and attractive neighbor. He is proud of his business and the reputation that the Sets 
has developed over the years with not just its customers but the Tempe Police 
Department. He wili do cvery<hirlg in his power io mainidin tllilt reputiiiiun &I$ 

respect even if not required to take the action described below. 

The Sets is prohibited from sponsoring "Special Events". The Sets contends 
that no such events have been conducted in the past, but to eliminate any possibility 
of confusion or concern, the Sets has contacted the promoters that it had talked to in 
the past and advised them that the Sets will not allow any activity that could be 
interpreted as "Special Events". This includes the fetish shows of any kind with the 
Sets did not believe were "Special Events", but may have been interpreted by others 
as being such. This leaves the issue of the alleged noise, which emanates from the 
outside patio. 

- 

www.jaburgwilk.com 
Oflces also in Phoenix 

3200 N. Central Ave., Suite 2000 * Phoenix, AZ 85012 Tel6021248-1000 Fax 6021248-0522 
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Jaburg 
& Wilk, P.C. 
A T T O R N E Y S  A T  L A W  

Phoenix Office: 
3200 N. Central Ave., 
Suite 2000 
Phoenix, AZ 85012 

Te1602R48-1000 
Fax 6021248-0522 

Scottsdale Office: 
14500 N. Northsight Blvd., 
Suite 116 
Scottsdale. Arizona 85260 

Te1 4801609-0011 
Fax 4801609-001 6 

May 25,2007 
Page 2 

As you are aware, the Sets received well deserved publicity for its innovative 
approach to Tempe's anti-smoking ordinance. The Sets had certain customers which 
demanded the right to smoke while drinking and the Sets designed its bar so that a 
significant portion of its area was no longer under roof. Redesign of the bar cost a 
staggering amount of money, but the Sets and the Sets landlord wanted to comply 
with all city ordinances and create an attractive atmosphere for the Sets patrons. 
However, because the construction of the patio was an innovative and unique project, 
the Sets could not rely upon precedent for guidance as to unintended consequences or 
other issues that may arise. 

Even though the Sets has been careful to limit what noise would emanate from 
the patio, Mr. Hekmatian appreciates that two neighbors, Steve Bonaguidi and Paul 
Bennewitz, have expressed displeasure with that noise. Because even one disgruntle 
neighbor is one  to^ many, Mr. Hehat ian has already engaged in an expensive, 
extensive and in depth investigation regarding the noise emanating from the patio 
area. That investigation has concluded the following. 

Mr. Bonaguidi's home is directly at the end of the alley and therefore is the 
most vulnerable to any noise coming from the bar, even though other neighbors have 
not voiced complaints. Mr. Bonaguidi had expressed anger at the volume of music in 
his neighborhood and not the patrons' noise itself. In response to this complaint, Mr. 
Hekmatian and the Sets have voluntarily agreed to heighten the existing wall 
separating the patio from the alley from 6 feet to 12 feet and 8 inches. Pursuant to 
studies conducted by experts hired by Mr. Hekmatian, this wall will stop any and all 
noises, including drumbeats, from reaching the hard block walls of the alleyway and 
the noise from then reverberating off the walls and interfering with the neighbors 
enjoyment of their properties. Mr. Hekmatian is using 8 inch block wall filled with 
sand and 1-112 inch of insulation and dryvit on the inside and painted on both sides. 
This will reduce any noise generated by the bar by at least 5 1%. 

Plans for the construction of this wall has been submitted to the City of Tempe 
for a building permit. Once the permit is granted, an experienced masonry contractor 
is ready to immediately construct the wall. Bother Mr. Hekmatian and the Sets 
acknowledge that the wall will not eliminate every noise emanating from the bar, but 
he is confident that at least 90% of it will be eliminated by this construction one the 
wall is constructed, Mr. Hekmatian will make sure that levels have been dramatically 
reduced by utilizing the services of Acoustical Solutions, Inc., a manufacturer 
specializing in reduction and noise reduction materials. The Sets will install 
additional noise buffering product, including the use of custom made baffles, banners 
and wall panels. They will hang from the existing walls and the patio itself to ensure 
that there will not be any place for noise to escape the boundaries of the Sets into the 
neighborhood. Although the Sets will need to procure an additional building permit 
for this purpose, he is confident that the city will approve that permit since doing so is 
for the benefit of the neighborhood, though at an additional expense to the Sets. Once 
this work is done, in independent testing company will be employed to confirm for 

ATTACHMENT 9



Phoenix Offtce: 
3200 N. Central Ave, 
Suite 2000 
Plioenix, AZ 85012 

Jaburg 
& Wilk P.C. 
A T T O R N E Y S  A T  L A W  

Te16021248-1000 
Fax 6021248-0522 

May 25,2007 
Page 

Scottsdale Office: 
14500 N. Northsight Blvd., 
Suite 116 
Scottsdale, Arizona 85260 

Te14801609-0011 
Fax 4801609-0016 

the Sets, the City of Tempe and the neighborhood that all such action taken by the 
Sets has been successful and has reduced the noise to a level far below mandated. 
The neighbors, The City and The Police are invited to participate in the test 
procedures so that they are satisfied with the authenticity of these tests. 

Mr. Hekmatian is confident that though he and his 1and.lord will have to spend 
tens of thousands of dollars to complete this project, the solutions described above 
will end this problem once and for all and will demonstrate unequivocally that the 
Police Department and City of Tempe can feel comfortable with this business. 

Sincerely, 

JABURG & WILK, P.C. 

Randy ~us s6aum 

RXN:klt 
cc: Mr. Hekmatian 
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Page 1 of 1 

McGuire, Diane 

From: Lesser, Sherri 

Sent: Wednesday, May 30,2007 1 :51 PM 

To: McGuire, Diane 

Subject: FW: Noise Complaints and Part I&II Crimes at 93 E Southern Ave 

Attachments: The Sets 05-01 -2005-04-30-2007.~1~ 

Diane- 

Also include this email in the attachment. Sherri 

From: Qureshi, Mona 
Sent: Monday, May 14,2007 2:38 PM 
To: Vanek, Bill 
Cc: Rogers, Buck; Lesser, Sherri; Abrahamson, Steve 
Subject: Noise Complaints and Part I&II Crimes at 93 E Southern Ave 

Bill, 

Per your request, attached is an analysis of noise complaints at 93 E Southern Ave (The Sets), 120 E Pebble 
Beach Dr, 126 E Pebble Beach Dr, and 132 E Pebble Beach Dr, covering the time period of May I ,  2005 - April 
30, 2007. Also included is Part I & II crime information for the same period for 93 E Southern Ave (The Sets). 

Of 15,360 noise complaints received in Tempe for the specified time period, 38 (0.25%) were in reference to this 
area. 

Of 57,800 Part I & II crimes committed in Tempe for the specified time period, 26 (0.05%) were connected to 93 E 
Southern Ave. 

I hope this information is helpful for you, feel free to contact me if you have any questions or would like any further 
information. 

Monu Qureshi 
Strategic and Administrative Crime Analyst 
City of Tempe Police Department 
480-858-6249 
www.tempe.qov/ca~ 
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Noise Complaints
93 E Southern Ave (The Sets) and E Pebble Beach Dr Addresses

May 1, 2005 - April 30, 2007

Totals

Address Frequency Percent
93 E Southern Ave 37 0.24%

120 E Pebble Beach Dr 1 0.01%
126 E Pebble Beach Dr 0 0.00%
132 E Pebble Beach Dr 0 0.00%

Total for Specified Addresses 38 0.25%
Total for All Addresses 15,360 100.00%

Dispositions

Disposition Frequency Percent
GOA/UNABLE TO LOCATE 4 10.53%

CIVIL MATTER 1 2.63%
FI CARD 1 2.63%
TICKET 1 2.63%
T.O.T. 2 5.26%

OTHER 29 76.32%
Total 38 100.00%
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Part I and II Crimes
The Sets at 93 E Southern Ave

May 1, 2005 - April 30, 2007

IR# Date Crime Disposition
05094797 6-Jun-05 THEFT Other
05109296 2-Jul-05 THEFT Arrest, Adult
05109341 2-Jul-05 SIMPLE ASSAULT, NOT PART I Other
05109223 2-Jul-05 THEFT FROM VEHICLE Other
05180302 29-Oct-05 AGGRAVATED ASSAULT Other
05181301 30-Oct-05 DUI Arrest, Adult
05192101 17-Nov-05 THEFT Other
06013494 23-Jan-06 AGGRAVATED ASSAULT Other
06013504 23-Jan-06 THEFT Other
06018831 31-Jan-06 DRUG SALE/MANUFACTURE Arrest, Adult
06059357 9-Apr-06 THEFT FROM VEHICLE Other
06060545 11-Apr-06 LIQUOR LAWS Arrest, Adult
06087438 26-May-06 SIMPLE ASSAULT, NOT PART I Arrest, Adult
06090439 30-May-06 DISORDERLY CONDUCT Arrest, Adult
06090408 30-May-06 AGGRAVATED ASSAULT Other
06109377 2-Jul-06 DUI Arrest, Adult
06109499 2-Jul-06 DRUG POSSESSION Arrest, Adult
06137591 17-Aug-06 WEAPONS E/C, Adult(Exceptionally Cleared)
06143891 26-Aug-06 SIMPLE ASSAULT, NOT PART I Other
06146454 30-Aug-06 AGGRAVATED ASSAULT Other
06153411 11-Sep-06 THEFT Other
06168436 7-Oct-06 SIMPLE ASSAULT, NOT PART I Arrest, Adult
06192948 16-Nov-06 AGGRAVATED ASSAULT Other
06198308 26-Nov-06 OTHER Arrest, Adult
07035758 2-Mar-07 LIQUOR LAWS Arrest, Adult
07060320 12-Apr-07 DRUG POSSESSION Arrest, Adult

Disposition Frequencies

Disposition Frequency Percent
Arrest, Adult 12 46.15%

E/C, Adult(Exceptionally Cleared) 1 3.85%
Other 13 50.00%
Total 26 100.00%
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Part I and II Crimes
The Sets at 93 E Southern Ave

May 1, 2005 - April 30, 2007

Crime Frequency Percent
AGGRAVATED ASSAULT 5 19.23%

SIMPLE ASSAULT, NOT PART I 4 15.38%
THEFT 5 19.23%

THEFT FROM VEHICLE 2 7.69%
WEAPONS 1 3.85%

DRUG SALE/MANUFACTURE 1 3.85%
DRUG POSSESSION 2 7.69%

DUI 2 7.69%
LIQUOR LAWS 2 7.69%

DISORDERLY CONDUCT 1 3.85%
OTHER 1 3.85%
Total 26 100.00%
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Month 5/1/2005-4/30/2006 5/1/2006-4/30/2007
May 0 3
June 1 0
July 3 2

August 0 3
September 0 1

October 2 1
November 1 2
December 0 0
January 3 0
February 0 0

March 0 1
April 2 1
Total 12 14
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THE SETS

93 E SOUTHERN AVE

PL070167

FRONT OF BUSINESS: VIEW TO SOUTHEAST
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